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Executive Summary

Malaysia's residential property
market stands at a pivotal

inflexion point.

Following a period of post-pandemic recovery, the market is

exhibiting signs of structural transformation driven by

macroeconomic stability, policy reform, and evolving demographic

preferences. This analysis examines the key dynamics shaping the

Malaysian property landscape and provides strategic

recommendations for investors, developers, and policymakers.

Key Findings

Market Resilience Moderate Price

Malaysia's real estate Appreciation

Rental Yield
Stability

market reached USD The nationwide house Gross rental yields
22.15 billion in 2024, price index rose 1.4% averaged 5.1%
with projections year-over-yearin nationally in Q1 2025,
indicating growth to 2024, with average with Kuala Lumpur
USD 29.60 billion by prices at MYR 483,879 averaging 4.6%.
2033 (CAGR 2.94%). (USD 110,513) in Q4
2024.
Transaction Volume Growth: Foreign Investment Revival:
Residential transactions increased 6.2% The revamped MM2H program has
year-over-year in 9M 2024, reaching attracted MYR 840 million (USD 196
311,211 transactions valued at MYR million) in inflows as of June 2025.

162.96 billion.



1. Macroeconomic Context

Malaysia's property market benefits from a stable macroeconomic
environment characterised by consistent GDP growth, controlled
inflation, and accommodative monetary policy.

Economic Fundamentals

Indicator 2024 Actual 2025 Forecast
GDP Growth 5.3% 4.5% - 35.5%
Inflation Rate 1.9% 1.5% - 32.5%
Overnight Policy Rate 3.00% 2.75% - 33.00%
Unemployment Rate 3.3% 3.2% - 33.4%

Exhibit 1: Malaysia Key Economic Indicators

The stability of Malaysia's economic fundamentals provides a solid foundation
for property market growth. Bank Negara Malaysia has maintained the Overnight
Policy Rate at 3.00% for ten consecutive periods, reflecting confidence in the
economic trajectory while keeping borrowing costs manageable for property
purchasers.




2. Market Performance Analysis
Price Trajectory

Malaysia's residential property market has demonstrated measured price appreciation,
reflecting a balanced supply-demand dynamic and prudent macroprudential measures.
The Malaysian House Price Index (MHPI) reveals sustained but moderate growth across
the past five years.

Year Nominal Real Growth Avg. Price (MYR)
Growth

2020 1.21% 0.01% ~445,000

2021 1.89% -0.51% ~453,000

2022 3.90% 0.30% ~471,000

2023 3.85% 1.35% ~477,000

2024 1.40% -0.27% 483,879

Exhibit 2: Malaysia House Price Index Performance (202032024)

Transaction Volume Analysis

The residential subsector continues to dominate Malaysia's property market,
representing 61.8% of all transactions. The first nine months of 2024 recorded 192,484
residential transactions totalling MYR 78.17 billion, a 4.9% increase in volume and 6.9%
increase in value year-over-year.

[J Strategic Implication: The divergence between nominal and real price growth
suggests that while the market remains active, inflation-adjusted returns
require careful investment selection. Premium segments and strategic
locations continue to outperform the broader market.



3. Regional Market
Dynamics

Malaysia's property market exhibits significant regional
heterogeneity, with distinct investment profiles across key
metropolitan areas.

Kuala Lumpur

The capital remains the premier market with average
prices of approximately MYR 772,000. Key developments
include:

¢ Tun Razak Exchange (TRX): New financial district
driving premium residential demand

¢ Merdeka 118: Mega-tower project reinforcing Greater
KL's regional hub status

¢ RentalYields: City average of 4.6%, ranging from
2.93% to 6.46% depending on property type

Johor

Strategic proximity to Singapore positions Johor as a
high-growth corridor:

¢ RTSLink: Rapid Transit System connecting Johor
Bahru to Singapore, expected to catalyse property
demand

¢ Iskandar Malaysia: Continued development of the
special economic zone attracting foreign investment

* Forest City & Desaru: Premium developments
targeting MM2H participants

Penang & Selangor

These established markets demonstrate stability with
selective growth opportunities:

¢ Penang LRT Mutiara Line: Infrastructure project
(completion 2030) expected to enhance property
values

¢ Selangor Suburban Growth: Rising demand in
Sepang, Kajang, and Gombak for landed properties

¢ Foreign Ownership: Minimum thresholds of MYR 2
million in premium zones




4, Investment Framework
Rental Yield Analysis

Gross rental yields in Malaysia remain moderate but stable, offering predictable returns for
income-focused investors. The national average of 5.1% compares favourably to regional
peers while reflecting lower capital appreciation potential.

Property Type Location Gross Yield
120 sgm Condominium Kuala Lumpur 4.5% - 35.5%
150 sgm Condominium Kuala Lumpur 4.3% - 34.6%
Bungalow/Villa Kuala Lumpur 2.4% - 32.5%
High-Rise Residential National Average 5.1%

Exhibit 3: Rental Yield Comparison by Property Type (Q1 2025)

Foreign Investment Pathways

The Malaysia My Second Home (MM2H) program underwent significant reform in 2024,
introducing a tiered structure that enhances accessibility while maintaining investment thresholds.

-

Tier Fixed Deposit Min. Property Visa Duration
Platinum usD 1M MYR 2M 20 years
Gold USD 500K MYR 1M 15 years
Silver USD 150K MYR 600K 10 years
SEZ/SFZ None Zone-specific 5 years

Exhibit 4: MM2H Program Tiers (2025)

The program has demonstrated early success, recording 3,019 applications between October
2024 and June 2025, with total inflows of MYR 840 million, including MYR 237 million in property
investments.



5 Emerging Market Trends

Structural Shifts in Demand

Four significant trends are reshaping the Malaysian residential market:

Preference for Larger Units

Post-pandemic lifestyle changes have elevated
demand for larger homes accommodating remote
work, homeschooling, and leisure activities. This

trend particularly benefits landed properties in
suburban locations.

3

Mixed-Use Development Demand

Integrated townships combining residential,
commercial, and recreational elements are
gaining preference. Developments offering
amenities such as greenery, smart home
features, and wellness facilities command
premium pricing.

Infrastructure Catalysts

2

Suburban Migration

Remote and hybrid work arrangements are
driving buyers from congested urban centers to
suburban districts and secondary cities, where
better value propositions and quality of life are
available.

4

Sustainability Focus

ESG considerations are increasingly influencing
both developer strategies and buyer preferences.
Green-certified developments attract
multinational tenants and command rental
premiums in the commercial and high-end
residential segments.

Major infrastructure projects are creating new investment corridors:

East Coast Rail Link (ECRL)

Enhancing connectivity between Klang Valley and
East Coast states

o

Pan Borneo Highway

Opening development potential in Sabah and Sarawak

MRT3 Circle Line

Expanding Greater KL's mass transit network

)

Johor-Singapore RTS

Creating cross-border commuting opportunities



6. Strategic Recommendations

For Investors

Focus on
Infrastructure-
Adjacent Assets:
Properties within 1km
of new MRT stations
and transport hubs
historically
demonstrate 10315%
premium appreciation
post-completion.

Target Mid-Market
Segment: Properties
priced MYR 500,0003
800,000 offer optimal
rental yield potential
with manageable entry
costs.

Consider Johor for
Regional Exposure:
RTS Link completion
positions Johor Bahru
as a Singapore-
adjacent growth
market with significant
upside potential.

Leverage MM2H
Program: The Silver
tier offers an attractive
entry point with MYR
600,000 minimum
property requirement
and 10-year residency.

For
Developers

1. Align with

Affordability Priorities:
Government initiatives

targeting first-time
buyers create

structured demand for
developments in the
MYR 300,0003500,000

range.

2. Integrate ESG
Standards: Green

building certification
increasingly influences
tenant preferences and

supports premium
pricing.

3. Design for Hybrid
Work: Floor plans

accommodating home

offices and flexible
spaces respond to
sustained post-
pandemic demand
patterns.

For
Policymakers

L.

Address Supply-
Demand Alignment:
Comprehensive market
research for new
developments can
reduce overhang while
addressing actual
demand patterns.

Streamline Approval
Processes:
Standardizing
procedures across
government agencies,
as outlined in Budget
2025, can boost
investor confidence.

Balance Foreign
Investment: Targeted
thresholds can attract
international capital
while protecting housing
affordability for local
residents.



/. Market Outiook 2025 - 2030

The Malaysian residential property market is positioned for moderate but
sustainable growth over the forecast period. Key projections include:

-

Metric

Market Size Growth

Annual Price Appreciation

Transaction Volume Growth

Rental Yield Expectation

Foreign Investment Inflow

2025 - 2030 Projection
CAGR 2.9%33.5%

2%35% (location-dependent)
4%36% annually
4.5%35.5% stable

Increasing via MM2H/FDI

Exhibit 5: Market Outlook Summary

Risk Factors

Investors should monitor the following risk factors:

Global Economic Uncertainty

Geopolitical tensions and trade
disruptions could impact foreign
investment flows

Overhang Management

Persistent unsold inventory in certain
segments requires careful market
selection

Interest Rate Sensitivity

Potential rate increases would affect
mortgage affordability and demand

Policy Changes

Regulatory shifts affecting foreign
ownership or taxation could alter
investment calculus




Conclusion

Malaysia's residential property market presents a compelling
investment proposition characterized by macroeconomic stability,
moderate growth potential, and improving foreign investment
accessibility. While headline price appreciation remains subdued,
strategic positioning in infrastructure-adjacent locations and high-
demand segments can deliver attractive risk-adjusted returns.

The market's structural transformation4driven by demographic
shifts, lifestyle changes, and infrastructure investment4creates
differentiated opportunities for investors capable of navigating
regional heterogeneity. The reformed MM2H program enhances
Malaysia's competitiveness as a destination for international property
investment, particularly among retirees and high-net-worth
individuals seeking Southeast Asian exposure.

Success in this market requires disciplined investment selection,
focus on fundamentally strong locations, and alignment with
government policy priorities. Investors adopting a long-term
perspective and evidence-based approach are well-positioned
to capture value in Malaysia's evolving property landscape.

Data Sources: Global Property Guide, National Property Information Centre (NAPIC),
Valuation and Property Services Department (JPPH), Bank Negara Malaysia,
PropertyGuru Malaysia, Knight Frank Malaysia, IMARC Group.

This document is intended for general informational purposes and does not constitute
investment advice.
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